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LEASE

THIS LEASE (the "Lease"), entered into this 7th day of May, 2003, by and
between:

BONIFACE CENTER, LL.C
P.O. BOX 202845
ANCHORAGE, ALASKA 99520

hereinafter called the “Lessor”, and

HIGHLAND TECH HIGH
P.0. BOX 543582
ANCHORAGE, ALASKA 99 S 24

hereinafter called the “Charter School” or the “Lessee”.

WHEREAS, Lessor and Lessee have agreed to the lease of certain space in the

Boniface Mall, contingent on Lessor closing on the purchase of the leasehold estate and
mall building by June 1, 2003;

WHEREAS, Lessor has agreed to undertake certain tenant improvements prior to

occupancy by Lessee, some at Lessor's cost and some at Lessee's cost, as hereinafter set
forth; and

WHEREAS, the Charter School and the Lessor desire to set forth the terms and
conditions of the tenancy in this Lease;

NOW THEREFORE, in consideration of the agreements and mutual covenants
set forth in this lease, the Lessor and the Charter School covenant and agree as follows:

ARTICLE I
PREMISES; TERM; OCCUPANCY; RENT

1.1  Leased Premises. The Lessor hereby leases to the Charter School, upon
the terms, conditions and covenants set forth in this Lease, the “Leased Premises™ which
consists of approximately 30,000 square feet of space to be delivered with an Educational
Occupancy Permit as required by the Municipality of Anchorage. The Leased Premises
are located in the Boniface Mall building which is located at 5530 E. Northern Lights,
Anchorage, Alaska, and the portion of the mall building constituting the Leased Premises
is the former Safeway Space, which is also described in the attached Exhibit A. The
Boniface Mall building is located on the following described real property
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Tract "A" One (A-1), of BONIBROOK SUBDIVISION,
ADDITION NO. 3, according to Plat No. 77-303, filed in
the Anchorage Recording District, Third Judicial District,
State of Alaska, EXCEPTING THEREFROM that portion
taken by the State of Alaska, by Declaration of Taking
recorded July 14, 1982 in Book 754 at Page 241, and
subsequently deeded to the Municipality of Anchorage by
deed recorded April 11, 1991 in Book 2140 at Page 787.

1.2  COMMON AREAS AND PARKING

(a) The use and occupation by Lessee of the Leased Premises shall include the
use in common with other tenants entitled thereto of the common areas in the Boniface
Mall and attendant real property, mcludmg but not limited to elevators, lobbies, stairwells
and restrooms, parking areas, service roads, loading fac111t1es sidewalks, and other
facilities as may be designated from time to time by Lessor, subject, however, to the
terms and conditions of this Lease and to reasonable rules and regulations for the use
thereof as prescribed from time to time by Lessor.

(b)  All areas described in subparagraph (a) above shall at all times be subject
to the exclusive control and management of Lessor and Lessor shall have the right, from
time to time, to establish, modify and enforce reasonable rules and regulations with
respect to all facilities and areas mentioned herein. Lessor shall have the right to
construct, maintain, and operate lighting facilities on all said areas and improvements; to
police same; and, subject to the requirements of subparagraph (c), below, from time to
time to change or diminish the area, level, location and arrangement of parking and other
facilities hereinabove referred to, to restrict parking by tenants, their officers, agents and

employees to employee parking areas, to limit the number of cars which Lessee and its - -

employees may park in such areas by the issuance of parking stickers, cards, or
otherwise, and to do and perform any acts in and to said areas which Lessor shall deem
reasonably advisable. This includes without limitation the ability of Lessor to direct and
identify specific areas for Charter School use including in the rear of the mall building, if
Lessor determines that such arrangement is necessary for the efficient, safe and effective
use of the property. If such areas are diminished or deleted, Lessor shall not be subject o
liability, nor shall Lessee be entitled to any compensation or diminution or abatement of
rent, nor shall such diminution or deletion of such areas be deemed constructive or actual
eviction, so long as there is no unreasonable interference with the Charter School’s access
to and use of the Leased Premises.

() Off-street parking shall be provided at no additional cost to the Charter
School. This parking shall be located within reasonable walking distance of the main
" entrance of the Leased Premises, utilizing main pedestrian routes such as sidewalks.
Routes using alleyways and/or private property are not acceptable nor are routes that
could pose a danger to pedestrians. The parking area shall be equipped with adequate
outdoor lighting comparable to lighting found at commercial/retail centers.
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All parking shall be of sufficient size to allow proper and easy parking of the
required number of cars, shall have a hard and well-drained surface. Lessor shall provide
the following minimum number of parking spaces: 100; provided however, these spaces
initially shall not be reserved but shall be used in common with other tenants and users of
the mall, subject to paragraph (b). Lessor agrees that the Charter School may use the
Leased Premises for training sessions, conferences, public meetings and similar activities,
and, for such events, the Lessor will make reasonable efforts to accommodate the

additional parking, designated or undesignated, for such use., including through the use
of parking stickers, cards, or similar restrictions.

As the occupancy in the Boniface Mall increases, availability of parking may
become an issue that requires more intensive management. Lessor reserves the right to
require employees of Lessee to park in lighted, marked spaces to the rear of the mall.
Lessor also reserves the right to manage Lessee's parking through the mandatory use of
parking stickers or other means of identifying automobiles and limiting the parking areas
available to those with stickers or other identification associated with Lessee's
occupancy.

1.3 TERM. The term of this Lease is ten (10) years, beginning on July 1,
2003 and ending ten (10) years thereafter (the “Termination Date”) (the “Lease Term”),
unless terminated sooner as expressly provided in this Lease. For purposes of the
foregoing, the "Substantial Completion Date" shall mean the date the following
conditions are satisfied: (i) Lessor notifies Lessee in writing that Substantial Completion
has occurred, consistent with the Scope of Work in Exhibit B; (ii) Lessor provides Lessee
a certificate from the architect attesting to such Substantial Completion; and (iii) a
temporary or conditional certificate of occupancy has been issued for the Leased
Premises. Within then (10) days of Substantial Completion Lessor and Lessee shall
jointly examine the Premises and shall compile a list of any remaining items of work
which Lessor may be obligated to complete (the "Punch List Items"). The taking of full
possession of the Leased Premises by Lessee shall be deemed an acceptance of the
Leased Premises and agreement by Lessee that there has been Substantial Completion

thereof, but Lessor shall thereafter proceed expeditiously to complete the Punch List
Items.

If Lessor is unable to deliver possession of the Leased Premises by the date
specified for the commencement of the term of this Lease as a result of causes beyond its
reasonable control, Lessor shall not be liable for any damage caused by failing to deliver
possession and this Lease shall not be void or voidable. Lessee shall not be liable for rent
until Lessor delivers possession of the Leased Premises to Lessee, but the term of this
Lease shall not be extended by the delay. Further, in the event Lessor is unable to close
on the sale of the leasehold estate and mall building to Lessor, Lessor, at its sole election,
may immediately terminate this Lease with no liability whatsoever on the part of Lessor
to Lessee.

1.4 DATE OF OCCUPANCY. Lessor agrees to use its best efforts to deliver
possession of the Leased Premises to the Charter School by August 10, 2003. As
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provided in Section 1.3, the date the Premises is delivered shall be the Substantial
Completion Date. Lessor and the Charter School agree to cooperate to provide the
Charter School early access to the Leased Premises to coordinate installation of

data/telephone cabling and systems fumiture as feasible in connection with the
improvement work.

1.5 OPTION TO RENEW. The Charter School shall have the option to renew
this Lease for one additional five (5) year period. Lessee shall give the Lessor written
notice of its election to renew during the last six (6) months of the Lease Term. All
conditions and covenants of this Lease shall remain in full force and effect during any
extension hereof. Rent for the Charter School’s use and occupancy during any renewal

term shall be determined according to the adjustment provisions set forth in Section 1.6
of this Lease.

1.6 RENT. The rent (the "Rent") payable by Lessee to Lessor shall be as
follows: '

Year One (beginning on 7/1/2003 and ending on 6/30/2004): $41, 157.50/month

Year Two (7/1/2004 through 6/30/2005) $55,653/month

If the promissory note shown as Exhibit B has been paid down to a balance of $271,000 or less
prior to 7/1/04, then $5,208 of the $55,653 monthly payment for year two will be applied towards
the unpaid balance of the promissory note.

If the promissory note shown as Exhibit B is paid in full during year two, then the year two rent
shall be adjusted to $45,236 per month. If the promissory note is paid in full after year two, then
the monthly rent shall be adjusted by taking the rent at the time of payoff and subtracting $10,417
per month.

Years Three through Ten: Prior year amount as adjusted by CPI. Adjustments will be
made in accordance with the annual percentage change in the U.S. Department of Labor Consumer
Price Index (CPI-W), for the Urban Wage Earners and Clerical Workers, All Items, Anchorage,
Area for the immediately preceding year. In no event shall the Rent decrease from that of the
prior year as a result of the CPI adjustment.

Rent shall be payable on the first day of each and every month of the Lease Term, at the
office of the Lessor.

Unless otherwise expressly provided in this Lease and assumed in writing by the
Charter School, all requirements of this Lease, or any expenses incurred by Lessor with
regard to the Leased Premises, including any liability of the Lessor for taxes, shall be
furnished to the Charter School within the Rent amount, and at no additional cost to the
Charter School.  Notwithstanding the immediately preceding sentence, Lessee
acknowledges that Lessor has agreed to undertake $542,000 in additional tenant
improvements, which shall also be reflected on Exhibit B. Lessee's is obligated to repay
the $542,000 plus interest on such amount, which obligation is reflected in a separate
Promissory Note (the "Promissory Note"), the form of which is attached hereto as
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Exhibit C, and the payments under the Promissory Note are in addition to and separate
from the Rent obligations under this Lease.

1.7 LATE CHARGE. Lessee will act in good faith to insure timely
deliverance of monthly rents. Public funds shall not be subject to late fee provisions,
therefore Lessor waives any late fee charge provision with respect to the payment of rent.

1.8 IMPROVEMENT ALLOWANCE. Included in the Rent amount is a
$25/square foot tenant improvement amount to be used to construct tenant improvements
to the Leased Premises. The tenant improvement work shall be in accordance with plans
and specifications accepted and acknowledged by the Charter School, which plans are
reflected in Exhibit B. Further, as provided in Section 1.6, Lessor is undertaking an
additional $542,000 in tenant improvements, which are also reflected in Exhlblt B, and
the repayment terms of which are reflected in the Promissory Note.

1.9 LEASE DOCUMENTS. The following documents are attached as
exhibits to this Lese and are hereby incorporated by reference as a part of this Lese, to the
extent they do not conflict with this Lease:

| Exhibit A: Floor Plan
| Exhibit B:  Scope of Work
| Exhibit C:  Form of Promissory Note
| Exhibit D: Broker Compensation Agreement
ARTICLE II
POSSESSION AND USE

2.1  GENERAL. The Lessor shall use its best efforts to deliver the Leased
Premises to the Charter School ready for occupancy on or before August 1, 2003.

2.2 (Intentionally Omitted).

23  PEACEFUL OCCUPANCY. If the Charter School shall pay the Rent as
provided by this Lease and shall keep, observe and perform all of the other covenants of
the Lease by it to be kept, performed and observed, the Charter School shall and may

peaceably and quietly have, hold, and enjoy the Leased Premises for the term of this
Lease.

24  USE. The Leased Premises shall be used only for general office purposes
and for purposes related to the administrative and educational activities of the Charter
School, including conferences, public meetings, classrooms, and training sessions for
teachers, staff and contractors of the Charter School. Any other use is prohibited without
the Lessor’s prior written consent.  Lessee agrees to comply with the following rules
and regulations and with such reasonable modifications thereof as Lessor may make from
time to time. Lessor shall not be responsible for the non-observance by any other Lessee
of any said rules and regulations. Lessor agrees to use reasonable efforts to obtain, at its

Lease AgreementPage-5-



sole expense, Municipality of Anchorage change of building use occupancy permits from
Business to Education if applicable. If such change cannot be obtained, Lessor, in its
discretion, shall have the option to terminate this Lease or limit the uses to those
permitted by applicable laws and regulations, and in either event Lessor shall have no
liability whatsoever to Lessee for the termination or limitation, as the case may be. In the
event that Lessor is unable to secure educational use permits, Lessee shall have the option
to terminate the Lease without obligation or penalty.

(@  No additional locks or similar devices shall be attached to any door or
window without Lessor’s consent. No keys for any door other than those provided by
Lessor shall be made. All keys must be returned to Lessor at the expiration or
termination of this Lease.

(b)  Lessee shall not overload any floor. Lessor may direct the time and
manner of deliver, routing and removal, and the location, of safes and other heavy
articles.

(c) Unless Lessor gives consent in writing, Lessee shall not install or operate
any machinery, refrigerating or heating systems or air conditioning apparatus in or about
the Leased Premises, or carry on any mechanical business therein, or use the Leased
Premises for housing accommodations or sleeping purposes, or do any cooking therein,
or use any illumination other than electric light, or use or permit to brought into the
Building any flammable fluids such as gasoline, kerosene, naphtha, and benzene, or any
explosives, radioactive materials or other articles deemed extra hazardous to life, limb or
property unless approved in writing by Lessor and done in a manner which would neither
violate any federal, state or local law, ordinance or regulation, nor result in an increase in
Lessor’s insurance premiums or termination of any insurance coverage maintained by
Lessor. Lessee shall not use the Leased Premises for any unlawful or unauthorized
purpose. This Section 2.4(c) does not restrict the use of personal heating units and fans,
the installation and use of kitchen/break room facilities (including, refrigerators,
microwave ovens, etc.), or the use of science kits and other instructional materials related
to training sessions conducted by the Charter School, so long as such uses are in
compliance with all applicable codes and regulations.

(d)  Upon reasonable request by the Lessor, the Lessee shall cooperate fully
with Lessor, at no cost to the Lessee, to assure the effective operation of the building’s
air-conditioning system, including through the closing of doors, venetian blinds and
drapes, and if windows are operable, to keep them closed when the air-conditioning
system is in use.

(e) The sidewalks, halls, passages, exits, entrances, stairways or roof shall not
be obstructed by Lessee for any purpose other than for ingress to and egress from the
Leased Premises.

® Lessee shall not permit the Leased Premises to be occupied or used in a
manner offensive or objectionable to the Lessor or other occupants of the building by
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reason of noise, odors, and/or vibrations, or interfere in any way with other tenants or

those having business therein, nor shall any animals or birds be brought in or kept in or
about the Leased Premises.

(@) Lessee shall see that the doors of the Leased Premises are closed and
locked before leaving the building and must observe care and caution that all water
faucets or water apparatus are shut off before Lessee or Lessee’s employees leave the

building, and that all lighting shall likewise be carefully shut off so as to prevent waste or
damage.

(h) Vehicles may not be stored upon the mall property except for those
vehicles directly affiliated with educational use. Stored or abandoned vehicles will be
towed at the vehicle owner’s expense. Recreation vehicles are prohibited upon the mall

property unless they are used solely to commute to and from the workplace or are directly
affiliated with educational use..

In addition to all other liabilities for breach of any covenant of this Section 2.4,
the Lessee shall pay to the Lessor an amount equal to any increase in insurance premiums
payable by the Lessor, caused by such breach; provided that, the Lessee is given
reasonable notice of the breach and an opportunity to cure the breach.

ARTICLE III
GENERAL CONDITIONS AND REQUIREMENTS

3.1 GENERAL. The paragraphs in this Article III describe the minimum
acceptable requirements under which the Leased Premises shall be delivered to and
maintained by Lessor, which requirements shall govern unless modified by more specific
provisions of this Lease. Delivery and maintenance of the Leased Premises in
compliance with the provisions set forth in this Article shall be the responsibility of
Lessor and shall be at Lessor’s expense (except for the $542,000 in additional tenant
improvements, payment for which are covered by the Promissory Note).

3.2  ACCESSIBILITY. Lessor certifies that the design and construction of the
Leased Premises and any subsequent alterations to the Leased Premises performed by
Lessor shall meet the specification of the Americans with Disabilities' Act Accessibility
Guidelines for Buildings and Facilities (ADAAG, Appendix A to 28 CFR part 36) as
published in the Federal Register, Vol. 56, No. 144, Friday, July 26, 1991, Rules and
Regulations, as amended (hereafter referred to as “ADA compliance”) on the Substantial
Completion Date and throughout the entire occupancy of the Leased Premises.

The Americans with Disabilities Act of 1990 (42 U.S.C. 12101) defines the
Charter School as a “public entity” subject to Title II of the ADA. The Lessor shall
provide space that meets ADA compliance as it applies to a public entity throughout the
Lease Term. The Lessor shall provide space that meets the same level of ADA
compliance that would be required as if the Leased Premises were in a newly constructed,
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Charter School owned facility from which all program services are directly delivered to
the public.

3.2.1 ADDITIONAL REQUIREMENTS. ADA compliance under Title II is
more stringent than the compliance requirements for commercial space. By
providing the Leased Premises to the Charter School under ADA compliance

requirements, Lessor acknowledges the following additional requirements with
which it shall comply:

(A)  Exception 1 to Section 4.1.3 [page 7] of ADAAG is not applicable to the
Leased Premises.

(B)  Exception (i) to Section 4.1.6(1) (k), of Accessibility Guidelines, is not
applicable to the Leased Premises.

(C)  Section 4.1.6(2), of the Accessibility Guidelines, is not applicable to the ‘
Leased Premises.

3.2.2 ADA FACILITY AUDIT REPORT. Prior to occupancy by the Charter
School, the Lessor shall furnish an ADA Facility Audit Report from an architect
registered to practice in the state of Alaska, at Lessor’s expense. The Report must
be prepared after completion of any new construction or any alteration to the
existing space. The ADA Facility Audit Report must indicate that the Leased
premises complies with all the requirements of ADAAG as it pertains to
Municipal Code for Educational Occupancy.

The Charter School’s inspection and acceptance of the Leased Premises and
alterations does not relieve the Lessor of responsibility for ADA compliance. The
Lessor further agrees to pay the cost of any corrections which may be needed
during the period of the Charter School’s occupancy for purposes of correcting
deficiencies to meet the above prescribed ADA compliance, unless the corrections
result from a change in Lessee’s use of the Leased Premises.

In the event the Lessor fails to correct deficiencies it is required to correct within
a period of thirty (30) days from receipt of written notification or starts to correct
such deficiencies and is diligently pursuing them, the Charter School will have the
right to terminate this Lease; or, the Charter School will have the option of
correcting deficiencies by hiring competent workers with the Lessor bearing the
cost of all labor and materials. The Charter School will have the right to deduct
all of the costs incurred, including administrative costs, from the Rent payments.
The Lessor further agrees that deficiency corrections performed by the Charter
School and/or costs setoff against Rent payments for such corrections, will not
constitute a breach of the terms of this Lease.

33 TYPE OF PREMISES. Lessor represents and agrees that the Leased
Premises is of sound and substantial construction, and meets all applicable building
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codes, life safety codes, regulations and standard building practices of the City and State
in which it is located. The building shall be protected against fire and shall be provided
with ventilation. The building shall be clean and free from odors, vermin, and rodents.
Lessee acknowledges that there are existing tenants in the building.

3.4 (Intentionally Omitted)..

3.5 INGRESS AND EGRESS. The Leased Premises shall be available and
accessible by the Charter School, and its employees, agents and invitees on a 24 hour
day, seven (7) day a week basis.

3.6 COMPLIANCE WITH LAWS. Lessor agrees that all improvements to
existing structures or new construction and all appurtenances thereto in, on or about the
Leased Premises shall conform to all applicable State, Federal and local laws, ordinances,
codes and regulations pertaining thereto. In the absence of local regulations, State codes
shall apply. Minimum requirements established herein shall not be construed as lowering
the standard established by local regulations and when local regulations and codes
contain more stringent provisions, they shall govern. The Lessor shall be responsible for
obtaining all required permits.

Lessor represents and agrees that the Leased Premises comply with Federal and
State law relative to occupational health and safety regulations. Lessor acknowledges
and agrees that Lessor will be responsible for the accomplishment and cost of any
alterations to the Leased Premises which may be required to correct violations of these
regulations detected during the period of the Charter School’s occupancy.

3.7 ELECTRICAL.

3.7.1. ELECTRICAL WIRING STANDARDS. All electrical systems in the
Leased Premises shall comply with the current applicable editions of:

(1) The National Electric Code of National Board of Fire

Underwriters.

(2)  The rules, regulations, and codes of the State, City, or other local
entity.

(3)  The standardized rules of the National Electrical Manufacturer S
Associations.

The above minimum requirements shall not preclude the use of higher grade
materials or workmanship.

3.7.2. MAIN SERVICE FACILITIES. The main service facilities and meter
panel shall be adequate to provide the electrical load that will be required for the
Leased Premises. The service facilities and panels for telephone and data cabling
for the Leased Premises shall be enclosed in a suitable enclosure which is readily
accessible for inspection.
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3.7.3 LIGHTS. Lighting fixtures shall be provided in the Leased Premises
which are capable of producing well diffused illumination at working levels in
compliance with the current standards of the [lluminating Engineering Society of
North America (IESNA).

3.7.4. WALL SWITCHES. Standard lighting fixtures will be provided with
switches/controls for each bank or group of fixtures. Switches/controls will be
conveniently located at entrances and in separately defined work areas within the
Leased Premises. Fixtures in lobbies, corridors, rest rooms and service areas shall
be controlled by appropriate wall switches/controls.

3.7.5 SECURITY SYSTEM. The Charter School may require an intrusion
security system to control access to the Leased Premises through the personnel
entry into the Leased Premises at a later date. If a system is required, the Charter
School reserves the right to install a system, at its expense. The security system
shall remain the property of the Charter School even though affixed to the Leased
Premises and shall be considered a Lessee installed fixture pursuant to Section 5.5
herein. A basic perimeter security system will be installed and maintained by
Lessor, which security system shall be considered a Lessor installed fixture.

3.8. PLUMBING.

3.8.1. DRINKING WATER. The Lessor shall provide readily accessible public
drinking fountains or water coolers.

3.8.2. RESTROOMS. Restrooms shall be provided in compliance with all
applicable codes, including ADA compliance, and the State’s safety regulations.
The restrooms shall have lavatories, hot and cold running water, mirrors, soap,
tissue and paper towel dispensers, deodorizers, sanitary tissue seat cover
dispensers, appropriate ventilation, and in women’s restrooms, sanitary napkin
dispensers. '

3.9. HEATING AND COOLING. A heating and cooling system shall be
provided capable of maintaining a uniform temperature range between 66 and 72 degrees
F. during the heating season and 70 and 74 degrees F. during the cooling season. The
temperature shall be maintained in the comfort zone, the area two (2) feet above the floor
to a height of five (5) feet above the floor. Indoor air quality must meet the
ANSI/ASHRAE/IES 90.1-1989 specifications.

If the target temperature range is not maintained for a period of more than one (1)
working day during the applicable seasons, the Lessor shall, upon receipt of a written
complaint from the Charter School, provide suitable temporary auxiliary heating or
cooling equipment, as appropriate, to maintain the temperature in the specified ranges.
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If such temporary auxiliary equipment is necessary to meet normal weather
conditions for more than 5 consecutive working days, the Lessor will not later than the 5%
working day, initiate a continuing and diligently applied effort to rectify the deficiency
causing the failure to uniformly maintain the temperature range required.

If after thirty (30) consecutive working days the temporary auxiliary equipment is
still necessary to meet normal weather conditions the Charter School shall be free to hold
the Lessor in default under this Lease, and terminate this Lease with no further obligation
to Lessor, it being considered that the Charter School has offered a reasonable amount of
time for the Lessor to effect suitable modification or repair to the Leased Premises in

order to maintain the specified temperature range without resort to temporary auxiliary
devices.

“Working' days” for the purposes of this Section 3.9 is be defined as days
normally scheduled by the Charter School as open for the conduct of its normal
operations.

3.10 DOOR HARDWARE: All doors shall be equipped complete with all
necessary hardware. Cylinder locks and door checks shall be furnished and installed on
all doors which open into public corridors or space otherwise accessible to other than
those to be employed in the space desired. All locks shall be master keyed and 20
duplicate individual keys shall be supplied, at the sole cost of the Lessor on or before the
Substantial Completion Date. This requirement shall include outside door keys, elevator
keys, etc. Duplicate keys requested by Lessee after the Substantial Completion Date
shall be at Lessee’s expense at a cost of $10.00 per key.

ARTICLE IV
UTILITIES AND SERVICES

4.1 UTILITIES AND SERVICES; GENERAL. Lessor shall furnish, at its
expense, without limiting more specific requirements of this Lease, heat, electricity,
sewerage, potable water, trash removal, five (5) day per week janitorial service,
maintenance of stairway and common or public hallways used for access to the Leased
Premises in a clean and safe condition, light bulb replacement & light fixture cleaning,

maintenance and repairs, grounds maintenance, including snow and ice removal, and
reserved parking areas.

Lessor shall not be liable to Lessee for any loss or damage caused by or resulting
from any variation, interruption, or failure of such services due to any cause beyond the
reasonable control of the Lessor; provided that, the failure or cause is not the result of the
deliberate or negligent acts or omissions of the Lessor. In the case of any failure of
services or utilities Lessor will take all reasonable steps to restore the interrupted services
or utilities. No temporary interruption or failure of such services or utilities incident to
the making of repairs, alterations, or improvements, or due to accident or strike, or to
maintenance or condition or events beyond Lessor’s control shall be deemed an eviction
of Lessee or relieve Lessee from any of Lessee’s obligations hereunder.
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42  JANITORIAL SERVICES. The Lessor shall be responsible for janitorial
services five (5) days per week as outlined below for the entire Leased Premises.
Services shall be performed after office hours unless otherwise specified. Janitorial
services to be performed Monday through Thursday after 9:00pm. The selection of the
third-party janitorial contractor shall be at Lessor's sole and absolute discretion. The
Leased Premises generally are occupied Monday through Friday, except Charter School
holidays:

42.1 DAILY SERVICES:

* Empty wastebaskets. Collect all designated waste paper and trash
and dispose of it away from the Leased Premises.

* Pick up and deposit all recyclable papers into a Charter School
designated container; if such a container is provided.

* Vacuum carpets in all offices, all hallways, all common areas,
entryways, elevator lobbies and corridors.

* Remove all foreign matter (gum, grease, etc.) from doors, walls,
floors and furniture.

* Mop or scrub toilet room floors, wash all plumbing fixtures with

warm water and soap. Disinfect urinals, toilets, and sinks, and
damp wipe all dispensers.

Provide and maintain adequate supplies of toilet paper, seat covers,
deodorizers, sanitary napkins, towels and soap in toilet rooms.
Supplies are to be of standard or better quality and are to be
furnished by the Lessor. Lessor shall also provide closed disposal
containers for waste sanitary napkins.

* Clean and disinfect any drinking fountains.

* Clean and maintain runners and mats.

* Replace burned out lamps furnished by Lessor.

* At the end of each workday, the Lessor's janitorial supervisor or
other agent shall inspect the entire Leased Premises to ensure that
all work is complete and all necessary doors are locked.

¥ Remove snow and ice from sidewalks, entrances, roof overhangs,

outside storage areas and parking areas as applicable to an extent,
which will render the area safe to pedestrian traffic and automobile
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operation. Snow and ice shall be removed from the main building
entrances prior to the start of the Charter School's business day.

Mop/clean resilient floor surfaces. Remove any black scuff marks.

422 WEEKLY SERVICES.

*

Vacuum all carpeted areas and rugs within said Leased Premises.

Dust all visible surfaces of furniture, fixtures, and equipment to a’
height of 6 feet.

Collect and remove all trash and other discarded materials from all
sidewalks and parking areas.

Remove all finger marks and smudges on walls, stairwells, doors,
woodwork and glass surfaces.

4.2.3 EVERY SIX MONTH SERVICES:

*

* -

Dust or wash light fixtures as appropriate for greatest light
efficiency.

Wash windows inside and out leaving no streaks or unwashed |
places. Wipe water spots from sills and frames. Use drop cloths
as required to protect adjacent surfaces, fixtures and furniture.
Wash windows at equal intervals.

Wash all wastebaskets.

Dust or vacuum window coverings.

Shampoo all carpeted floors.

Scrub/finish resilient flooring surfaces

42.4 DEFICIENCIES. The Lessor agrees that after twenty (20) days written
notice by the Charter School to the effect that the janitorial-maintenance obligations as
specified herein for the Leased Premises have not been satisfactorily fulfilled, the Charter
School may then obtain competent workers to correct the necessary items, all of which
will be paid for by the Lessor either by direct payment or, at the Charter School’s sole
option, by the Charter School making the payment to the workers and reducing the Rent

accordingly.

44  INTERRUPTION OF UTILITIES AND SERVICES: In the event that, in

the reasonable judgment of the Charter School the lawful enjoyment of the demised
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Leased Premises is threatened by the interruption or severance of utilities and services
provided under this Lease by the Lessor, and when such interruption or severance is due
to deliberate, or negligent acts or omissions of the Lessor, the Charter School shall have
the right to bind such utilities and services as are threatened, in the name of the Charter
School. The Charter School shall be free to deduct from the Rent payments the costs of
such utilities and services, together with all necessary deposits and the Charter School’s
actual administrative costs necessary to procure the utilities and services.

ARTICLE V
IMPROVEMENTS; ALTERATIONS; REPAIRS; MAINTENANCE

5.1. GENERAL. The Lessor agrees to maintain the Leased Premises free of
any mechanical, structural or electrical hazards and in a good state of general repair and
maintenance. Lessor agrees that after twenty (20) days notice in writing by the Charter
School that these obligations have not been satisfactorily fulfilled or begun and are being
diligently pursued, the Charter School can then obtain competent workmen to correct the
deficiencies, all of which will be paid for by the Lessor.

5.2. FIRE PREVENTION: The Lessor shall maintain the Leased Premises in

keeping with good fire prevention practices and comply with all applicable requirements
of the Fire Marshall.

5.3. ACCIDENT HAZARD: The Lessor shall maintain the Leased Premises
free of structural or mechanical hazards. If any accident hazards relative to the structure
or building operating equipment are detected through inspections of the space, they shall
be promptly corrected by the Lessor.

54. MAINTENANCE AND REPAIR: The Lessor shall assume sole
responsibility for the maintenance of the Leased Premises. This responsibility
encompasses keeping the Leased Premises in good repair and tenantable condition. The
term “repair” includes repairs of any type including but not limited to exterior -and
interior, structural and nonstructural, routine or periodic, except as in the case of damage

arising from the acts or negligence of the Charter School’s agents, invitees, students or-

employees. The Lessor agrees that after thirty (30) days notice in writing by the Charter
School to the effect that the repair, maintenance, or service obligations as specified herein
for the Leased Premises have not been satisfactorily fulfilled or has begun and is being
diligently pursued, the Charter School can then obtain competent workers to correct the
deficiencies. All related costs shall be paid for by the Lessor either by direct payment or
by the Charter School making the payment to the workers and reducing the Rent
accordingly.

5.5 LESSEE INSTALLED FIXTURES: All fixtures and/or equipment of
whatsoever nature that have been installed in the Leased Premises by the Charter School,
excepting any installed telephone/data cabling, whether permanently affixed thereto or
otherwise, shall continue to be the property of the Charter School any may be removed by
the Charter School at any time, provided however, the Charter School shall, at its own
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expense, repair any injury to the Leased Premises resulting from such removal. The

Charter School acknowledges and agrees that any tenant improvements are the property
of Lessor.

5.6  RESTORATION LIABILITIES. The Charter School is not liable for
restoration of improvements required to meet the specification requirements set for by the
this Lease, and those made prior to final acceptance for occupancy by the Charter School.

5.7 RENOVATION. Lessor shall renovate the Leased Premises by
refinishing, or replacing all damaged or worn wall, ceiling, floor covering, window
covering or built-in building fixtures at least every five (5) years of occupancy or at a
later date if such renovation is not necessary at the five (5) year point. All costs
associated with the renovations, will be the responsibility of the Lessor; provided,
however that the Lessee shall cooperate with the Lessor to minimize renovations in
accordance with reasonable written requests of the Lessor and shall not do anything to
void warranties of finished products and if Lessee fails to do so, Lessor’s duties
hereunder shall not apply.

5.8 ALTERATIONS: Lessee shall not make any alterations, additions,
changes or improvements to the Leased Premises without the prior written consent of the
Lessor, and where requested by Lessor, in accordance with plans and specifications
approved by Lessor. Consent to proposed alterations or additions being made by
qualified contractor’s or workers skilled in the trades, shall be considered as acceptance
of the improvements; provided that, the alterations or additions are made according to
any approved plans and specifications and applicable codes and regulations. When
consent by the Lessor is given, all workmanship involved and material used shall be of a
quality consistent with the construction of the Leased Premises at the start of the Lease
Term. All contractors involved in such alterations. shall be approved by Lessor prior to
commencing work. Except as otherwise provided in this Lease, said alterations and
improvements, such as carpet, light fixtures, stud walls, doors and all other alterations
will, at the expiration or earlier termination of this Lease, become the property of the
Lessor except that, with respect to alterations and improvements made after the
Substantial Completion Date, Lessor can elect at any time, to require Lessee to remove
such alterations and improvements. If Lessor so elects, Lessee, at Lessee’s expense, shall
restore the Leased Premises to the condition designated by Lessor in its election, before

the last day of the term, or within sixty (6) days after notice of election is given,
whichever is later.

59 DELAYS. Time is of the essence under this Lease. Delays in completing -
the Leased Premises or an installation of the equipment and furnishings by the Lessor due
to causes beyond the control and without fault or neglect of the Lessor or caused by
Lessee will be excused. Causes may include but are not limited to: (1) act of God, (2)
public enemy, (3) act of the Government in either its sovereign or contractual capacity,
(4) acts of another contractor in the performance of a contract with the Government, (35)
fires, (6) floods, (7) epidemics quarantine restrictions, (8) strikes, (9) freight embargoes,
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camplisnce with Section 14 of s Agreement; {e) Comraciorinvoice and/or bili of sele teialinglo the Symiam-and Il such invaloe has been pala

py Lessee. evidenes of payment thereof and, it 3pplicabia. svidence of officia! Inten! (o reimburee such payment a3 required by Te Treasuy
Reguiations: {T) a compleled and executed Form 80386 or B8036-GC; (g) an Opinion of Counasl; and (h) ARy other documents, ilems, of
infermation required by us, ‘
4. DELIVERY AND ACCEPTANCE OF SYSTENL Accepance of the System anall cocur immedlately upon delivery. Wi you receive the
System, you agree to inspect i and to verily in wriling such information-as we may require. Dalnery and Instaliation coats are your rasponsibiity
uhless ctherwlse: agreed 1o in avance with us and the Convacter of the System, - you Signed-8-purchasa contract for the Syatem, by signing
the Schedule you assign your ights, But none of your obligations under {1, to \s. -
8. RENT. You agres 1o fiay us Rent consisting of principal and thteresd (plus applicable laxes) in the pmount 8nd fraquancy slaled on each
Schedule. If yourRemi payments ara duo in advents, your s Ren paymentis dwmacmamumplwsmem or oh ther date of bur
dopaskt Inlo Bn Excrow-Aceourt, We wiil advise you B (2 {3) Ihe aue date of aach Rent paymert, and (b) tha address o which you muiit sang.
you payments. Rent i Suc whethes of nol you receive an mvoice om us. You aunorize ux to change the Renl by not more than 15% dus to
changes in the Equipment conftiguration whieh may-ocour prior to-our accaptance of the Scredule. Vie will send you.a copy ol 6uch changey.
Rastrictve endoraaments.on checks you £and 10.u2 will nol seduce your obligations to vs. Unlass a proper axemption coitificats ks providid,
appiicable asiea und oo thxss will be added 1o the Rent

NON-APPROPRIATION OF FUNDS. Yauntend (o remi ably-heligve that maneyt n.06 smoun sullicent o remit ol Rent and
other payments can and willlawhdly be apprapriated 3nd made Avalable to permil your continund wilizaion of the Systems ‘eased under all
Leases and the performanes of (i easantial lunction during the Laase Temns. Tha person In charge: of prepaning your buaget will inclute th each
of your flacal budgets » request-for-the Rent 1o.become due-insuch fiszal period. We acknowietge it appropriaiion ¢f moneys for Rentia a
governmental function wiich you cannot contrsciually commit yoursell in advance Lo periorm and this Agreement or sny Lanse resulting rom
Miia Agreerment doas not constiiue: ) » muliple T3cal year direct-ur nametd debt or fnandinl obilgation; of ) an vhlgation paayahio in any fscal
year beyond the figcat year for whichfundssre-nwfully appropnisted: or {I)-sn-obigation creailng. a.pledgs of or a Tén on your tax or peneral
rvanues. in the_event that your goverming board does not appfova an appropriation of-hinds ¥ any Ume dwig e Leass Term for the paymant
of Renl and other paymants i any due ard to become due for B fiscatyear turing he Lease Term for he-Systam subject o the LEB3E you shad
have Dhe right Lo Fetumm ho. SyStem-r-aocordaroe-with Section: 38.of Bis-Agreement and-feminls the Lesse on the last day of the fiscal parioa
for which suficient mpproptiations were raseived withsut penaty-of axpense (o you, £xcept aa tn the porlion of Rent for which funds shall have
been approprigted and budpeied, Al lsagt thirty (30) Days prior to-tha-sod-of your fsca) yenr, your chief exscative-officer (ar tegal counsel) shall
ottty In wriing that (2) desplte your uiization-okbest effers-tu-abtain-sufiaiest-speroprations, funds have not been appropriated for the Rscal
period, and (b} you have exhausind Al furds legally svatiahlo for me paymmem of Ree You edinowiedoe and agree Yot this non-2ppmpriation
provision ks not intendad 1o be used-an & subsiitute for convamience terminadna nor forAhe puspoat:-0f replacing the Systern wilh ofher
pubsiantially identical propesty. To.the. WW,MM the nen-appropriation
provigion tor sty purposes. . . -
6. UNCONDITIONAL OBLIGATION. EXCERT-AB-PROVIDED-IN-FHE-SRCOND: PARAGRAPH OF SECTION § “NOK- APPROPRIATION OF
FUKDI," YOU AGREE THAT YOL ARE-LNSONDIFIONALLY ORLIGATED TO-PAY ALL RENT AND ANY OTHER AMOUNYTS DUE UNDER
EACH SCHEDULE FOR THE PULL LEASE TERM EVEN IF THE SYSTEM IS DAMAGED OR DESTROYED, IF IT IS DEFECTIVE ORIF YOU
HAVE TEMPORARY OR PERMANENT LOSE OF ITS USE. YOU ARE NOT ENTITLED TO REDUCE OR SET-OFF AGAIMST RENT OR
OTHER AMOUNTS DUE UNDER EACH-SOMGDULE SDIR-ANY REASOMMAATSORVER .
7. DISCLAMER OF WARRANTIES, THE SYSTEM IS BEING LEASED TO YOU IN AS-IS CORDITION Twhich ls tho condition of the Systam
at tho tima of aceaptancal. O INDIVIDUAL 15 AUTHORIZED TO CHANGE-ANY:PROVISION OF THE LEASE. YOU AGREE THAT YOU
HAVE SELECTED THE SYSTEM-RABED-VPON FOUR SW-UDSMEEE. XOU.RAVE. NOT RELIED ON ANY STATEMENTS WE OR OUR
BaPLOYEES HAVE MADE, EXCEPT AS PROVIDED IR OUR WRITTEN PRODUCT WARRANTY, WE HAVE NOT MAGE AND DO NOT
WAKE ANY EXPRESS OR IMPLIED REPRESENTATIONS-OR WARRANTIES WHATSOEVER, INCLUDING WITHOUT UMITATION, YHE
BW‘SIIHGWYMWMMLWWMUELIJESlGlLCDﬂDmON. DURABILITY,
OPERATION, QUALITY OF MATERJALS OR WORKMANSHIP, OR COMPLIANCE WITH BRECIFICATIONS OR APPLICABLE LAW. You are
wars Bl we manufachines AnG/or-assemived the Lasser EQuipment-and-wik contact us far & deacripticn of yout warrsnly ighis with recpect lo
Lzesar Equipment. You agroe to sallln arvy-dlipuio-yie maphave mpasiiag petiormanca. ol Bve LessorEnuipment drestly wilh us and not male
gy claim againat twe Rent due any new owner described in Seaion 21. You agree Io coNuNUE (¢ gy such new gwnes all Rant and dlher
paymnts 6ven |f You heve 8 dispoter with 43 reganfing the: Lessor Equipment. Nathing in this Agreemant o In sy Schaduie shall refeve us of
any obligations which we May hdve 23 thi manudachue: oc e disttitedar of the Lessor Equipmant Inctualng. without tmitation. the obligations
mutined In the. Product Wamanty. You acknowisdge and agrae That The Product Warramy 1s 9 separaie-agreeme ! between you s AR 3
[t of this Agreement. You s €150 sware of e name of the manufacrurer of Other Equipment and the name of the Software licensor. ‘Yol
agrea 1o conlact the menutachewr of the. Ciher Cquipment o meicensar of the Software for = descriplion of your warranty rights. Provided you
arm vt In defauit under the Laase, you mey enforce all G the waiTarly tights dvectly agatngt the wandtacturer vt the Other Equigment ot the
fipansor of the Software, Ba e case may be, You agree to setfin any diapuies you may have reganding performanma of e Other Equipment ar
the Software dircclly with the manufacturer of the Other Equiprnent-or therlicensor of the Software, a8 (N case May bo, and niol make sy daim
sgainat the Rent due ua or any new owner described i Sacion 21.*¥ou ugree to-tontinde 10 pay-us-(0r such Tew owhar) all Rent-and-other -
sumes whith may be due fmd payabis. even-}f you have a dlapute with any manufactucer of the Equipmant or tha licensof of tha Soltware,
including, withown limitadon, such manufachorer's of licensods-baniapiey:-
9. TITLE AND SECURITY INTEREST. Urlesa otharwiza required by the tiows-of the-Siate ‘youarc focted,you shall have titke 4o the
Equipment tmmedialely upon atceptance and shall be desrmed to be the owney of the: Equiprient a& 1ong.43 you are nol ity sefault under ha
Lease. in tha event of a defaull, tille to Uhe Equipmunt Snall rever 1o iy ree-snd.ciear-obany tighls of inferestis you may fiave in the Equipmen.
To secure Bl of your obilgations to us under tha | ease you herety prant us a-firstprionty purchacs money-security intarest in{a) e Equipmant
to-the extent-of your interesis In the Equipment, (b) anyihing-altached o added 1o the Equipment at affy Ume, (c} any money or propary from the
sale of tha Equipment, (d) any monay fram-an insurance-slgimif-the-Seuipment |5 losl.or AaTaped, (£) your rights unger each spreement for the
Uleanzing of sofware: (i ihe Systemn. You agree ThaI e Teamity intareat wiinot i{ this-Agrenmernd-or-any Scheduleda-charad
vy, Il @liowed by the laws cf the staie where you are locited. and.if we request, you agree 10|sign financing sixtementa in ardex for us 16 publicty
recond our gecurtty ntevest, You hereby appeiol us 25 youstua.lowiul sttamey-ln.fact i affee your signaturs to UCL Rinsncing statamants
prapared and Tiied on yout baMAT by -s-with-tne semm=toroe anti-cecs 6a- - you heve signed such fnancing slalementa. The Laai-of.6 copy-of
tve Laase chall-be sufficent as 2 knancing slelemeni and may be filed 28 auch. = o |
2. USE, MAINTENANCE AND REPAIR. Youwilnol meve-a.-Sysiembma the. Equpmarn 1. ocation withow! ouT Bdvancd wiilion Consen; except I
that any System that has m-mmmmmammmmmmM(mum compulers) may-be-movad |
within the continental Unitnd Siateswithout 8 written congent from the Lessor. in onder i [acilits (5 the uze of the Equipment by siugents
and/or fanully members of Lassee's organization rMMWmﬁlm_!hm belonging to Lessen, Lasses !
scknowtedges and agrees that: (3) Lessee shal use dus Tary 1o-anyofe st the SV-memisaéa ) yeed-for-iwy Regsh-activity or privalobusiness [

091401 dofs




































